The purpose of this paper is to explore the retail locational changes in Kushiro during the 1980s and to represent a model for the short-term changes in the urban retailing system. In the CBD and the old built-up areas, retail shops have decreased in number, while they have increased in the new built-up areas. In the new built-up areas as well as the CBD, the number of chain stores has increased but the small independents have decreased.
Introduction
Geographical studies on retail locational changes can be divided into two basic categor ies of long-term changes and short-term changes (Scott 1970: 78-79) . Studies on long term changes include trends in the retail loca tion associated with urban structure.
For ex ample, Potter (1982: 126-129) presented a model of the evolution of the urban retailing system in the UK. On the other hand, short term studies shed light on the changes in retail location which come from the competition among retail shops. The purpose of this paper is to explore the short-term changes in urban retail location.
Short-term studies focus on two aspects. One is the impact of new developments on the exist ing locational pattern of retailing. For example, Bennison and Davies (1980) and Pacione (1980) described the impact of redevelopment on tradi tional retail areas within the CBD, in which the number of small and independent shops de creased, and the number of chain stores increas ed as a result of the redevelopment.
In addition, Rowley (1993) explored the impact of new plan ned shopping centers on the CBD, and stated that the CBD has been in a major decline.
The other involves studies associated with the locational behavior of retailing. For exam ple, Sparks (1987) , Lord (1992) and Guy and Lord (1993) noted that many retailing activities have moved from the CBD to suburban sites along major arterials. Brown (1990) focused on the "natural" dynamics of retailing in the CBD. He discerned four states of natural changes in retailing: "births", "deaths", "movers" and "sur vivors". Births refer to businesses which are present at the end of the study period but not at the commencement.
Deaths refer to those oper ational at the commencement but not at the termination of the period. Movers represent retail firms found at different locations at the commencement and termination, and retail shops that remain in situ are termed survivors. Brown's (1990) work is effective for describing the retail locational changes in a retail area.
In Japan, there have been many analyses of short-term changes in the CBD (Sugimura 1977; Kuwajima 1979) . Takano, Sugimura and Koh saka (1976) examined the effects of redevelop ment of the CBD. But, these studies paid little attention to retail locational behavior within a retail area. Neda (1989 Neda ( , 1994 Neda ( , 1995 and Mat suda (1991) , however, explored the retail loca tional behavior within a retail area.
In general, there are few studies on retail locational behavior which focus on the changes over an entire urban area. The retail locational changes in a certain retail area are influenced by the changes in other retail areas within an urban area in order to present a model for short term changes in the urban retailing system .
The Study Area and Methodology
The study area is Kushiro City and the west ern part of Kushiro Town in eastern Hokkaido . Figure 1 shows the location of the study area in Japan. Kushiro City, with a population of 205, 639 in 1990, is the largest city in eastern Hok kaido, and the regional administrative and finan cial center of eastern Hokkaido. Kushiro Fish ing Port in Kushiro City is one of the leading bases for fisheries in Japan. Kushiro Town had a population of 19,008 in 1990. The western end of Kushiro Town developed as residential estates for commuters to Kushiro City, while fishing villages predominate in the eastern parts of Kushiro Town. Figure 2 shows the Densely Inhabited Dis tricts (DID)1 of the study area in 1970 and 1990. There is the CBD between the JR Kushiro Sta tion and the right of Old-Kushiro River. The DID in 1970, the old built-up areas which had developed before the 1970s, had extended be tween Kushiro River and Old-Kushiro River. corresponding deaths. Second, the number of births of chain stores is remarkably greater than that of deaths. Therefore, it can be con cluded that independent shops with one or two employees have declined but in contrast, chain stores with five or more employees have in creased in number in the central shopping area since 1982.
Survivors are retail businesses which occupied the same locations in both 1975 and 1989. Survivors mainly consist of retail shops with five or more employees.
The second largest retail area (Shinbashi odori shopping street) This section deals with the changes in the Shinbashi-odori shopping street between 1978 and 1988. The Shinbashi-odori shopping street, which was in the north-western end of the old built-up areas, had developed along the main road leading to the central parts of Hokkaido. In 1988, the Shinbashi-odori shopping street was the second largest retail area in Kushiro since Ito-Yokado6 had opened there in 1986 (Veda 1989). Figure 6 shows the land use in the Shinbashi-odori shopping street in 1978 and 1988. Jujo Shopping Center7 is located in sites close to the west end of this shopping street. In 1978, retail shops were clustered in the western end of the Shinbashi-odori shopping street, while vacant and parking lots predominated in the east. However, many retail shops, including Ito-Yokado, have opened in the eastern part of this shopping street since 1978, while the number of shops decreased in the western end of this shopping street.
The changes in land use are shown in Table 3 . The changes from shops to residences, vacant and parking lots were the most conspicuous, followed by the changes to shops selling shop ping goods or convenience goods. Many sites which had been occupied by shops in the west end of this shopping street tended to be replac ed by residences, vacant and parking lots. In contrast, many shops opened in the eastern part of this shopping street between 1978 and 1988. Table 4 shows the characteristics of survi vors, births and deaths between 1982 and 1988. The number of deaths with one or two employ ees is more than that of corresponding births. With regard to survivors and births, there were more chain stores than independents. There fore, it can be concluded that the independent shops with one or two employees have decreas ed but the chain stores with five or more em ployees have increased in the Shinbashi-odori shopping street since Ito-Yokado opened.
There were 14 retail shops (excluding gaso line stations) with free parking for five or more cars in the Shinbashi-odori shopping street in 1988. These were located mainly in the eastern (Neda 1995) . There was no "Type 1"
large-scale retail store in this shopping street, and there were two "Type 2" large-scale retail stores10.
The land use in the Aikoku shopping street in 1979 and 1990 is shown in Figure 9 . In 1979, retail shops were clustered along Kyoeibashi dori, while retail shops were scattered sporadi cally along the road lying east and west in the Aikoku shopping street. The road lying east and west was built between 1973 and 1988 after the railroad had been removed11, and by 1990, retail shops had increased.
The change in land use, shown in Table 8 , from residences, vacant and parking lots to shops selling shopping goods was notable. Table 9 shows some characteristics of survi vors, births and deaths between 1982 and 1990.
The number of births of retail shops with one or two employees was greater than that of deaths.
With regard to births and deaths, the number of independents was almost as large as that of chain stores. In the Aikoku shopping street, small independents had not decreased nor had chain stores increased.
In 1990, there were 10 retail shops (excluding a only numbers exceeding four are indicated .
Sources: the author's field survey and Aerial Residential Area Atlas. store in this shopping street. In Japan, in gener al, shopping streets lying away from main roads in the old built-up areas, such as the Aikoku shopping street, have declined because the number of opened retail shops have been fewer than closing ones (Sugioka 1991: 200 -213) . The number of shops had increased in the Aikoku shopping street because it was in an area where the population had increased and many shops had opened on vacant lots. But, in comparison with the other four retail areas mentioned above, the Aikoku shopping street did not attract chain stores and was dominated by small independent shops. In general, the number of retail shops has decreased while small independents still dominate in the tradi tional ribbons lying away from main roads in the old built-up areas
Conclusion
This study has examined retail locational changes in five retail areas in order to clarify the short-term changes in the retailing system in Kushiro during the 1980s. Although Kushiro is unique in many ways, it might be regarded as a typical middle-sized local city in Japan. If we accept, therefore, that the evidence from Kushi ro may have wider applicability, it is possible to present a model for the changes in the urban retailing system in the 1980s (Figure 10 ).
The present urban retailing system derived from Neda (1997) is shown on the right side of Figure 10 . The modernized nucleated centers are characterized by "Type 1" large-scale retail stores and chain stores with high and middle order functions.
The traditional retail areas, composed of the traditional nucleated centers and traditional ribbons, are characterized by small independent shops. The modernized rib bons correspond with the automobile rows composed mainly of chain stores and are chara cterized by motor vehicle stores and gasoline stations.
The changes in urban structure, population and retailing in the 1980s are shown on the left in Figure 10 . The CBD is surrounded by the old built-up areas, and fringed with the new built -up areas. The main road extends outwards from the CBD. Two "Type 1" large-scale retail stores are located in the CBD and one is located along the main road at the fringe of the old built-up areas. The population and retail shops have decreas ed in number in the CBD and the old built-up areas, but have increased in the new built-up areas. In the CBD and the new built-up areas, since deaths consisted mainly of independents with one or two employees but births consisted mainly of chain stores with five or more em ployees, the average size of retail shops has grown and the share of chain stores has in enumeration districts each of which has a pop ulation density of about 4,000 inhabitants or more per square kilometer, and whose total population exceeds 5,000. 2. Before the revision of the Large-Scale Retail Store Law in 1992, stores with total sales floor space of at least 1,500 square meters (or 3,000 square meters in the largest cities) were defined as "Type 1" large-scale retail stores, while "Type 2" large -scale retail stores were defined as all non-"Type 1" stores with over 500 square meters. 3. In 1989, Nagasakiya's total sales floor space was 10,667 square meters and the parking space was sufficient for 650 cars.
Tsuruya Department
Store which opened in 1906, was the only department store in the study area. In 1989, its total sales floor space was 15,576 square meters and parking space was available for 109 cars. 5. The festival marketplace, Kushiro Fisherman's Wharf, was built on the site of the old Kushiro Fishing Port Market. It consists of two build ings: one building had total sales floor space of 3,280 square meters, while the other was a roofed garden with floor space of 2,500 square meters in 1989. 6. Ito-Yokado, a general merchandise store, had total sales floor space of 8,700 square meters with free parking space for 450 cars in 1988. 7. Jujo Shopping Center, a general merchandise store, had total sales floor space of 9,090 square meters with free parking space for 800 cars in 1988. 8. Hokuho, a general merchandise store, was opened in 1987, and its total sales floor space was 4,240 square meters. Ishiguro-Homa, DIY, had total sales floor space of 2,998 square meters. 9. They are a supermarket and a speciality store selling furniture. The supermarket was opened in 1981, and its total sales floor space was 734 square meters. The furniture store was opened in 1976, and its total sales floor space was 967 square meters. 10. Both of them are supermarkets.
One supermar ket was opened in 1979, and its total sales floor space was 1,254 square meters. The other was opened in 1976, and its total sales floor space was 541 square meters. 11. This railroad was built in 1923 and connected Kushiro City with Yubetsu Coal Mine which lay 30km northwest of Kushiro City (Huru kawa 1979: 457 
